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REVIEW OF CENTER FOR APPLIED URBAN RESEARCH UNIVERSITY OF NEBRASKA AT OMAHA 
APPLIED URBAN RESEARCH 
<b~u~ Volume XIII , Number 3 April, 1985 
The Omaha Office Space Market: 1980-1984 
By Donald A. Nielsen and Murray Frost 
Introduction 
T HIS ARTICLE is an update of the Omaha office space market study 
that was published in the February, 
1983 issue of the Review fl[ Applied 
Urban Research .1 The pu rpose of this 
article is to provide a profile of the 
spatial concentration of the Omaha 
office space market2 over the periorl 
1980 through 1984 by examining the 
evolving spatial pattern of development 
as well as office space distribution 
delineated on the basis of zip code areas. 
It iden tifies the current levels and trends 
for vacancies and rents for these areas. 
Previous market stud ies conducted 
have been broad-based, concentrating 
on the entire Omaha geographical area or 
large sub-areas. They have allowed only 
general market findings to be reported. 
The present study is a micro-study that 
examines market characteristics by zip 
code area. 
Data Sources 
As data sources, this study employs 
the telephone surveys conducted by the 
Midlands Business journal published as 
Office Space Directories for 1980, 1982, 
and 1984.3 Also included is a February , 
1985 telephone survey, conducted by the 
R. ] . Wilson Company on the Omaha 
downtown office space market. 
One caveat should be noted. The con-
sistency of the data varies from survey to 
survey. That is to say, for a variety of 
reasons, a number of buildings surveyed 
in one year may not have been included 
in the survey for another year. 
Sometimes this difference is logical-
such a~ the construction or demolition 
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of an office building. Sometimes, how-
ever, the difference may be due to a 
building owner or agent being cooper-
ative one year but not the next, or a 
building may be considered off the 
office-space market because its single 
occupant entered a long-term lease. 
(In other words the building is treated 
as owner-occupied office space which 
is usually omitted from these surveys.) 
Thus, minor inconsistencies in levels 
and trends between some zip code areas 
appear in some of the tables. Therefore, 
any conclusions about the distribution 
and increases of office space across 
time periods are subject to the limita-
tions of the methodologies of these 
surveys. However, wh ile totally con-
sistent data sources are not available, the 
authors feel that some helpful insights 
concerning the office space market are 
revealed from a comparison of the sur-
veys with respect to vacancies and rental 
rates as well as the evolving development 
patterns and concentration of office 
space by zip code areas analyzed for 
Omaha and its immediate Douglas 
County environs. 
Geographical Concentration 
The past five years has witnessed a 
burgeoning of office space growth in 
Omaha and its immediate environs. 
Historically, office space was concen-
trated in the downtown zone (east of 
24th Street to the Missouri River) and the 
adjacent midtown zone (24th Street to 
60th Street). However, between 1965 
and 1980, most new office space was 
constructed west of 60th Street and east 
of 156th Street between Harrison Street 
on the south and Redick on the north, 
with the heaviest concentration occurring 
in the area bounded by 72nd Street on 
the east and 156th Stree t on the west and 
between Pacific on the south and Biondo 
on the north or in zip code areas 68114 
and 68154. 
Omaha and its immediate Douglas 
County environs contained more than 
4. 1 million square feet of office space 
prior to 1965, according to surveys 
conducted by the Omaha Chamber of 
Commerce and by Harold Hornbeck and 
Armin K. Ludwig. Nearly 60 percent 
of this space (2.4 mil lion square feet) 
was concentrated downtown. One-quarter 
of the total (1.1 million square feet) 
was located in the midtown area, while 
only 15 percent (644,000 square feet) 
was suburban. 
During the decade 1965-1975, an 
·additional 3.2 million square feet were 
added to Omaha's stock of office space, 
a gain of 76 percent. More than 60 per-
cent of this gain (1.9 million square feet) 
was suburban. Midtown received 5 per-
cent of the gain (less than 200,000 square 
feet), while downtown accounted for 
app roximately one-third Uust over one 
million square feet) of the increment. 
During the period 1976-1980, approxi-
mately 2.8 million additional square feet 
2 
were added to Omaha's inventory of 
stan ding stock of office space, a gain of 
3 7.4 percent . . This increase was dis-
tributed between downtown which 
received 2 2 percent of the gain ( 615 ,000 
square feet), the midtown area which 
rece ived 2.4 percent (66,000 square feet), 
and the suburban area west of 60 th Street 
which received 7 5.6 percent (2. 1 million 
square feet).4 
According to the Midlands Buisness 
journal surveys, by 1980 Omaha and its 
environs in the zip code areas of study 
had nearly 7.4 mil lion square feet of 
office space. By zip code areas two 
nodes stood out. The downtown area 
(zip code area 68102) had approximately 
one-fourth (26.3 percent) of the space, 
and zip code 6811 4 (the area between 
72nd and 1-680, and Pacific to Biondo) 
had 2 2. 7 percent of the space. Together 
they had almost half (49.0 percent) of 
the office space market. See Map 1. 
Between 1980 and 1984 the Midlands 
Business journal inventory of office space 
inc reased by just under three million 
square feet-a gain of 3 8 percent. Most of 
this was new construction, although 
some of the added space was a result of 
a m ore diligent su rvey. The downtown 
area (68102) had the largest gain of 
789,000 square feet (27.9 percent of the 
increased space). Zip code area 68154 
(108th to 165th Streets and Pacific to 
Biondo) had an increase of 532,000 
(or 18.8 percent of the total). Zip code 
area 68144 (108th to 156th and Pacific 
to the Union Pacific tracks) had a gain of 
371,000 (or 13.1 percent of the total), 
and 68114 had a gain of 287,000 (or 
10.2 percent of the total). 
The greatest proportional increase 
occurred in 68154 which saw a tripling of 
its 1980 office space listing by 1984 
(most, but not all, of it due to new 
construction). The area between 72nd 
and 108th Streets from the Union Pacific 
tracks south to the county line (68127) 
saw an 89.5 percent increase in its office 
space listing, and the area between 72nd 
and 108th Streets from Biondo to Redick 
(68134) saw an increase of 77.1 percent. 
By 1984 a slight deconcentration of 
the office space market had occurred. 
The two major nodes (68102 and 68114) 
had declined from 49.0 percent to 45.9 
percent of the office space listed in the 
Midlands Business j oumal surveys.5 Zip 
code areas with 500,000 square feet or 
more of office space increased from four 
in 1980 to eight in 1984. The area 
west of I-680 (from Biondo south to the 
county line and from 1 08th to 156th 
Streets) had grown from 17.6 percent of 
the total office space market to 22.5 
percent with 2,2 97,000 square feet listed 
on the inventory . 
prices between 1980 and 1984 for the 
various zip code are as. 
Vacancy Trends 
Du ring 1980, the Om aha office market 
within the zip code areas studied, 
experienced an overall vacancy rate of 
10.8 percent with 8.7 percent of the 
total d own town space (zip code 68102) 
Tables 1-3 present profiles of the levels 
and t rends of vacancy rates and rental 
TABLE 1 
OMAHA OFFICE SPACE DIST RIBUTION 
Total 
Square 
Zip Number Footage Percentage 
Code of of of 
Area Buildings Buildings Total 
68102 23 1,945,032 26.3 
68104 3 59 ,000 0.8 
68105 3 79,500 1.1 
68106 10 422.000 5.7 
68107 4 155,199 2.1 
68112 1 11 ,000 0.1 
68114 40 1,677,064 22.7 
68124 11 312,493 4.2 
68127 11 284,427 3.8 
68131 18 545,096 7.4 
68132 6 97,260 1.3 
68134 14 322,867 4.4 
68137 8 485,735 6.6 
68144 18 550,218 7.4 
68152 1 22,000 0 .3 
68154 7 264,935 3.6 
68164 3 162,003 2.2 
- - --
Total 181 7,395,829 100.0 
BY Z IP CODE AREA 1980 
Available Percent Average 
Square of Rental 
Footage Square Rate per 
for Footage Square 
Leasing Vacant Foot 
169.674 8.7 $6.57 
6,500 11.0 4.83 
2,000 2.5 6.00 
16,074 3.8 6.98 
27,850 17.9 5.1 1 
0 0.0 6.00 
147,472 8.8 7.99 
5,5 11 1.8 7 .01 
52.742 18.5 4.53 
34,185 6.3 6.00 
47,200 48.5 4.81 
45,974 14.2 5.54 
23,978 4.9 5.81 
81,088 14.7 7.00 
15,000 68.2 5.50 
31,900 12.0 7.23 
93,597 57.8 4.35 
--- -- --
800,745 10.8 $5.96 
Source. Ca lcu lated from Midlands Business Joumol, "Office Space Directory," July 24, 
1980. 
TABLE 2 
OMAHA OFF ICE SPACE DISTR IBUTION BY Z IP CODE AREA 1982 
Total Ava ilable Percent Average 
Square Square of Rental 
Zip Number Footage Percentage Footage Square Rate per 
Code of of of for Footage Square 
Area Buildings Buildings Total Leasing Vacant Foot 
68102 24 2,062,743 24.7 270,647 13.1 $8.93 
68104 2 58,000 0 .7 9,000 15.5 4 .75 
68105 1 60,000 0.7 1,500 2.5 6.50 
68106 10 409,329 4.9 58,731 14.3 9.06 
68107 4 156,759 1.9 28,000 17.9 4.98 
68110 1 77,000 0.9 3,000 3.9 Neg. 
68112 1 11,000 0 .1 0 0.0 6.00 
68114 38 1 ,587,754 19.0 124,986 7.9 9 .89 
68124 13 375,403 4.5 64,794 17.3 8.32 
68127 12 298,200 3.6 89,800 30.1 5 .35 
68131 20 547,512 6.6 81,310 14.9 6.57 
68132 3 41,460 0.5 2,064 5.0 6.67 
68134 21 471,617 5.6 102,165 21.7 5.95 
68137 8 467,735 5.6 18,602 4.0 6.57 
68144 33 843,892 10.1 69.304 8.2 7.00 
68152 2 38,800 0 .5 27,000 69.6 5.75 
68154 17 754,274 9.0 318,493 42. 2 8.48 
68164 4 93,350 1.1 30,692 32.9 8.05 
-- --
-- --
Total 214 8,354,828 100.0 1,300,088 15.6 $6.99 
Source. Calculated frorn Midland Business Joumol, "Office Space Directory," July 28. 
1982. 
being available and 8.8 percent being 
vacant in area 68114 . Zip code area 
68 154 experienced a vacancy rate of 
12 percent in 1980. In 1982, the overall 
vacancy rate for the city had risen to 
15.6 percent with buildings downtown 
having a 13.1 percent vacancy rate 
and zip code areas 68114 and 68154 
experiencing vacancy rates of 7.9 percent 
and 42.2 percent , respectively . By 1984, 
the overal l vacancy rate for the study 
zip code areas had climbed to 16.2 per-
cent, with the downtown rate rising to 
20.1 percent and the vacancy rate for 
zip code area 6811 4 decreasing to 5.6 
percent , wh ile the rate decreased to 
TABLE 3 
OMAHA OFF ICE SPACE DISTRI BUT ION BY Z IP CODE AREA 1984 
Total Available Percent Average 
Square Square of Rental 
Zip Number Footage Percentage Footage Square Rate per 
Code of of of for Footage Square 
Area Buildings Buildings Tota l Leasing Vacant Foot 
68102 34 2,733,826 26.7 549,840 20.1 $10.10 
68104 2 58,000 0.6 14,200 24.5 4.25 
68105 4 103,141 1.0 29,576 28.7 6.44 
68106 7 376,021 3.7 29,902 8.0 9.47 
68107 4 144,259 1.4 16,200 11.2 5.56 
68110 1 77,000 0.8 0 0 .0 Neg. 
68112 1 11,000 0 .1 0 0.0 6.00 
68114 41 1,964,491 19.2 109,147 5.6 11.13 
68122 1 25,560 0.2 0 0.0 Neg. 
68124 13 446,637 44 45,449 10.2 9.34 
68127 19 538,835 5.3 193,261 35.9 5.50 
68131 21 725,792 7.1 87,075 12.0 7.79 
68132 4 53,460 0.5 3,264 6. 1 7.00 
68134 27 571 ,785 5.6 123,911 21.7 7.28 
68137 8 578,700 5.7 36,322 6.3 7.06 
68144 35 921,365 9.0 158,523 17.2 7.36 
68152 2 34,219 0.3 18,1611 53.1 6.50 
68154 28 796,876 7.8 199,536 25.0 9 .59 
68164 3 65,500 0.6 37,812 57.7 6.75 
-- --
-- - -
Total 255 10,226,467 100.0 1,652,162 16.2 $ 7.46 
~· (:;alcula~ from !1/id/ond Business Joumol, "Office Space Directory," September 
_...... '11,1984. 
TABLE 4 
- I?ROFILiN OMAHA OFF ICE MARKET RENTA L TRENDS 1980-1984 
Average Ren tal Average Rental Average Rental Average A nnual 
Zip Rate per Rate per Rate per Rate of Change 
Code Square Foo t Square Foot Square Foot Rental Rates 
Area 1980 1982 1984 1980·1984 (%) 
68102 $6.57 $8.93 $10.10 +1 3.4 
68104 4.83 4.75 4.25 . 3.0 
68105 6.00 6.50 6.44 +1.8 
68106 6.98 9.06 9.47 +8.9 
68107 5.11 4.98 5.56 +2.2 
68110 N/A Negotiable Negot iable N/A 
68112 6.00 6.00 6.00 0.0 
68114 7.99 9.89 11.13 +9.8 
68122 N/A N/A Neuotiable N/A 
68124 7.01 8.32 9.34 +8.3 
68127 4.53 5.35 5.50 +5.4 
68131 6.00 6.57 7.79 +7.5 
68132 4.81 6.67 7.00 +11.4 
68134 5.54 5.95 7.28 -17.9 
68137 5.81 6.57 7.06 +5.4 
68144 7.00 7.00 7.36 +1.3 
68152 5.50 5.75 6.50 +4.5 
68154 7.23 8.48 9.59 +8.2 
68164 4.35 8.05 6.75 +13.8 
Averages 
(unweighted) S5.96 $6.99 $ 7.46 t6.3 
3 
25.0 percent for zip code area 68154. 
Clearly, adding additional sp ace 
between 1980 and 1984 more tha.1 
doubled the vacancy rate downtown 
while the other areas were able to absorb 
much of the new space. The increasing 
vacancy from 1980 to 1984 can be 
explained by three factors. One is the 
construction of additional new buildings . 
The second is an increase in the renova-
tion and conversion of existing older 
buildings which had previously been used 
for purposes other than office space, 
possibly due to the tax incen tivcs for 
renovating older structures provided by 
the 1979 Tax Act as refined in the 1981 
Economic Recovery Tax Act. The third 
factor was the general decline in the econ-
omy betwee n 1980- 1982 which resulted 
in a decrease in the rate of office space 
absorption as a result of business condi-
tions in the Omaha economy. Thus, 
generally speaking, vacancies increased 
in most of the zip code areas due to 
increases in the supply of added space 
which did not have sufficient demand 
to absorb the additional space due to th e 
suffering economy. 
Rental Rat e Trends6 
Generally speaking, the overall average 
rental rates for the Omaha office market 
within the r.ip code areas studied in-
creased at an average annual rate of 6.3 
percent over the period 1980 to 1984.7 
Within the downtown area (z ip code 
68102), the average annual rental rates 
rose 13.4 percent, while the rates rose by 
9.8 percen t for zip code area 68114. 
Du ring the same period, rates in z ip code 
area 68154 increased at an average annual 
rate of 8.2 percent. Other areas that ex-
perienced significant increases in their 
average annual rates were zip code areas 
68106 (8.9 percent), 68132 (11.4 per-
cent), and 68164 (13.8 percent). During 
the period 1980 to 1984, one area (zip 
code area 68104) experienced an average 
annual rental rate decline of 3 percent, 
while zip code area 68112 remained 
constant at $6.00 per square foot (see 
T able 4). 
Absorption Rates8 
Of the 2.8 million square feet added to 
the total Omaha office space market be-
tween 1980 and 1984, only approxi-
mately 2.0 million square feet were 
absorbed. The annual absorption rate, 
therefore, was approximately 500,000 
square feet per year over the four-year 
period. The 1. 7 million square feet 
\'acant at the time of the 1 98+ study 
4 
would suggest a more th an three-year 
supply of available office space (if a 
5 percent vacancy rate - or 95 perce nt 
occupancy rate-were considered accept-
ab le, then only a 2.3-year supply exis ted). 
Sec Table 5. 
The absorption patterns varied by 
zip code area, however. Although the 
overall annual rate for the study area 
from 1980 to 1984 was 494.8 thousand 
square feet per year, the downtown 
area absorbed new space at an annual 
rate of 102.2 thousand square feet . 
This was more than any other single 
zip code area. With 95 percent occupancy 
as a goal, the downtown area had a four-
year supply of available space. The other 
predominant office space node (z ip code 
68114), however, had less than a 
two-m onth supply. Zip code area 68137 
also had less than a one-year supply 
(.4), while 68131, 68144, and 68154 
each had less than a two-year supply (1.6, 
1.5, and 1.8, respectively). 
February, 1985 Downtown Office Space 
Market Survey 
A survey of the do wntown office 
space market was conducted in late 
rebruary, 1985. The 37 buildings sur-
veyt>cl are- not icle-ntical with the list 
reported in the 1984 Midlands Business 
j oumal (the list adds rwo buildings 
omitted from the 1984 list which had 
been listed earlier and which are full y 
occu pied- o ne of them is primarily, but 
not totally, occupied by a single tenant-
as well as a building scheduled for reno-
vation and repo rting 40 percent of the 
space occupied or pre-leased). 
T his survey indica ted downtown office 
space is fill ing up. This was due primarily 
MAP 1 
1984 Percentage of Total Office Space 





5 percent to 9 percent 
1 percent to 4 percent 
< 1 percent 
to a large b lock o f previously vacant 
space being reported as no t available for 
renting because it is currently under nego-
tiatiOn with a high probabili ty of the 
lease being signed in the very near future. 
As a result the 1984 vacancy rate of 20.1 
percent was reduced to almost half of 
that- 10.8 percent. 9 See Table 6. 
TAB LE 5 
An addi tional important aspect ot thiS 
office space is that little of it is available 
in large blocks. 
The 3 7 buil dings in the downtown 
survey reported more than three mill ion 
square feet (3,015,276). Of this 327,110 
square feet were vacant and avail able for 
leasing, according to the building agents 
ABSORPTI ON RATES FOR OFF ICE SPACE , 1980-85 * 
1980 1984 Increase 
in 
Total Occupied* • Total Occupied Occupied 1984 Office 
ZIP Square Square Square Square Square Annual Vacancy Space 
Code Feet Feet Feet Feet Feet Rate Less 5% Supply 
Area (in thousands) (in thousands) (in thousands) (in thousands) (in thousands) (in thousands) of Total (years) 
68102 1,945.0 1,775.3 2,733.8 2,184.0 408. 7 102.2 4 13 .1 4.0 
68 114 1,677 .1 1,529.6 1,964.5 1 .855.4 325.8 81.5 10.9 0 .1 
68127 284.4 23 1.7 538.5 345.5 113.8 28.5 166.4 5.8 
68131 545. 1 510.9 725.8 638.7 127.8 32.0 50.8 1.6 
68134 322.9 276.9 57 1.8 447.9 171.0 42.8 95.3 2.2 
68 137 485.7 461 .7 578.7 542.4 80.7 20.2 7.4 0.4 
68 144 550.2 469.1 921.4 762.9 293.8 73.5 112.4 1.5 
68154 264.9 233.0 796.9 597.4 364.4 91.1 159.7 1.8 
Other 1,320.5 1,106.9 1,394.8 1,200.1 93.2 23.3 125.0 5.4 
--- - -- --- --- -- - --
To tal 7 ,395.8 6 ,595.1 10,226.5 8,574.3 1,979. 2 494.8 1 ,140.9 2.3 
*These data are based on the .\ lidlalllls Business Jormwl surveys which had some data inconsistencies from year to year. 
• *Total minus amount reported vacan t. 
5 
TABLE 6 
DOWNTOWN OMAHA OFFICE SPACE SURVEY 
Available 
Total Square Rent 
Building Feet per 
Square for % Square Year 
Name of Building Location Feet Leasing Vacant Foot Built 
A. C. Nelson 1805 Harney 26.704 0 0.0 $ 4.00 1905 
American Charter 1625 Farnam 48,733 0 0.0 12.50 1971 
Braiker·Brandeis 16th & Douglas 360,000 3,000 0.8 $9.50-$11 .50 1904 (1982 Renovation) 
Burl i ngton Place 1004 Farnam 30,000 5,000 16.7 13.50 1983 Renovation 
Capitol Plaza 1815 Capitol 83,796 0 0.0 N/A 1966 
Central Park Plaza 222 S. 15th 419,138 10,000* 2.4 16.58 1982 
Continental Bldg. 209 s. 19th 55.432 4 10 0.7 14.07 1965 
Empire State Bui lding 300 S. 19th 30,000 0 0.0 11.50 1900 ( 1976 Remodeled) 
Executive Building 1624 Douglas 48,000 7,500 16.0 $9.00-$9.25 1966 
Farm Credit Building 206 s. 19th 120,000 0 0.0 9.00 1925-1934 
Farnam Building 1613 Far nam 39,000 16,000 41.0 7.50 1900 
First National Center 16th & Dodge 235,000 3,000 1.3 16.50 1972 
Historic Ford Plaza 
(formerl y Baron Bldg.) 20th & Harney 20,000 0 0.0 N/A 191 0 ( 1984 Renovation) 
Historic Omaha Library 18th & Harney 25,225 0 0.0 13.50 1982 Conver./Rehab. 
Keeline Building 319 S. 17th 44,000 4,000 9.1 $5.00-$6.00 1898 
LeDioyt Landmark 1001 Farnam 25,600 7,500 29.3 14.50 1983 Conver./Rehab. 
Douglas Bui lding 
(formerly Masonic Temple) 19th & Douglas 120,000 80,000 66.7 $5.00-$9.00 1917 
New Aqui la Court 1615 Howard 69,144 16,000 23.1 $9.25-$9.50 1929 
Omaha Grain Exchange 1905 Harney 77,500 14,769 19.1 6.85 1916 
Woolworth Building 120 South 16th 80.000 15,000 18.8 9.00 1976 Remodeled 
Orient Graphic Arts 
(presently for sale) 406 s. 12th 22,000 0 0.0 N/A 1920 
Professional Tower 
(formerly Medical Arts) 105 17th 125,000 20,000 16.0 9.25 1900 (1978 Renovation) 
Securities Building 301 s. 16th 15,000 4,000 26.7 N/A 1900 
Civic Center Commons 
(formerly Security Title) 314 s. 19th 11,000 11,000 100.0 N//\ 1900 
Service Life Building 19th & Farnam 41,054 1,500 3.7 7.75 1900 
The Law Build ing 500 S. 18th 27,000 15,000 55.6 8.50 1922 
Woodmen Tower 1700 Farnam 370,000 1,083 0.2 14.75 1969 
W. F. Inc. 
(Wells Fargo Build ing) 18th & Cal i fornia 10,500 0 0.0 8.00 1975 
The Yellow Building 1209 Harney 20,000 3,132 15.7 7.50 1879 (1980 Renovation) 
F ive Fourteen South 14th 514 S. 14th 5,000 0 0.0 $10.00-$13.00 1983 Renovation 
Coffee Building 112 s. 11th 4,000 0 0.0 9 .75 1983 Renovation 
Redick Tower 1504 Harney 24,500 24,500 100.0 13.50 1984 Renovation underway 
A. K . .Riley Building 1 016 Douglas 40,000 0 0.0 12.00 1981 Renovation 
Flatiron Building 1722 St. Marys 21,750 5.075 23.3 12.50 1984 Conver./Rehab. 
Barker Bu i I ding 306 S. 15th 31,500 0 0.0 $6.00-$6.50 1929 
First National Bank Building 1603 Farnam 99,700 59,641 60.0 12.00 1916 (1985 Renovation) 
(40% preleased) 
Union Pacific- East Addition 1416 Dodge 190,000 0 0.0 12.50 1972 
- -- - - ---
Totals 3,015.276 327,110 10.8 $10.55 
*Leasing agent reported an additional 67,000 square feet as vacant but under negotiation with a high probabi lity of being leased in the very 
near future. 
Source: R.J. Wilson Company Survey, February 20, 1985. 
contacted. Full occupancy was reported 
by 14 of these buildings. Available space 
in the remaining buildings ranged from 
410 to 80,000 square feet. The latter 
building, however, is a non-renovated 
older building. 
Conclusion 
The dual-node office space market 
that had developed earlier continued in 
the 1980's. The downtown area (zip code 
681 02) and the 72nd Street-1-680 corridor 
along Dodge Street (zip code 68114) 
continued as major office space markets. 
Other areas also exhibited increases. 
Rental rates increased over the years , 
with some newer buildings reporting 
rates as high as $14.50 per square foot. 
The absorption of new office space 
varied by z ip code area with several 
areas showing very short supplies. This 
has encouraged . further o ffice space 
expansion (e.g., approximately 400,000 
square feet were reported under construc-
tion and still more space is being planned 
by several developers). Since the develop-
ment of new office space may take 
several years to complete, a continuation 
of the cycl ical pattern of office space 
supply and demand found in most 
communitiesl O will contin ue in Omaha as 
well. 
1 Donald A. Nielsen, "An Economic Profile 
of the Omaha Office Space Market," Reriew of 
Applied Urban Research, XI :2 (February, 
1983) . 
2The concept of the o ffice space market 
is limited to that space considered to be on the 
rental market. It excludes public buildings and 
6 
" institutional" space- i.e., owner-occupied 
buildings or those leased to a single tenant 
on a long-term lease. It also excludes space 
that might be available on a sub·lease from a 
lessee. 
3Reported in Midlands Business Journal, 
July 24, 1980; July 28, 1982; and September 
11 ' 1984. 
4Data summar ized in Nielsen, op. cit., p,2. 
5only minor modifications were made in 
the Midlands Business Journal data. Buildings 
not yet constructed and a building reported 
twice were deleted from the 1984 data. 
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Published by the Center for Applied Urban 
service and mailed free upon request. 
6Data on rental rates shou ld be interpreted 
cautiously. Some rates were quoted as net while 
others included a range of services (or even 
full services). SimilarjY, rates may vary with 
the amount of space or length of time in the 
lease. Some low rates may be the result of 
older leases made at cheaper rates. Low rates 
may also reflect the quality of the space (e.g., 
in an older non-renovated building). 
7These are unweighted averages based on 
zip code areas. The average annual increase 
weighted by the amount of office space in each 
zip code area was 8.9 percen t. 
REVIEW OF APP LI ED URBAN RESEARCH 
8Data on absorption rates should be 
interpreted cautiously given the inconsistencies 
in the data base used in these analyses, as 
noted earl ier. In addition the absorption rates 
refer to a time period that included the reces-
sion of 1981-82 as well as the large increases 
of office space added in the 1983-84 recovery 
per iod. 
9The data and analysis' in this section 
treat t he space under negotia t ion as not ava il-
able for rental. 
1 OF or example see the National Office 
Market Report issued regularly by The Office 
Network, Inc. 
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